CITY OF CHICAGO
AMENDMENT NO.1TO
95" STREET AND STONY ISLAND AVENUE
TAX INCREMENT
REDEVELOPMENT PROJECT AND PLAN

“Notice of Change of the Redevelopment Plan and Project”

NOTICE is hereby given by the City of Chicago of the publication and inclusion of
changes to the City of Chicago 95" Street and Stony Island Tax Increment Financing
Redevelopment Plan & Project (the “Plan”) which includes the 95™ Street and Stony
Island Tax Increment Redevelopment Plan and Project Eligibility Study. The Plan (dated
March, 1989) was approved pursuant to an ordinance enacted by the City Council on
May 16, 1990, pursuant to Section 5/11-74.4-4 of the Illinois Tax Increment Allocation
Redevelopment Act, as amended, 65 ILCS Section 5/11-74.4-1 et seq. (the “Act”). The
Plan is hereby changed as follows:

1. The first sentence of the first paragraph under “Issuance of Obligations,” is
amended to read as follows:

All obligations issued by the City pursuant to this Plan and
the Act shall be retired, no later than December 31 of the
year in which the payment to the City treasurer as provided
in the Act is to be made with respect to ad valorem taxes
levied in the twenty-third calendar year following the year
in which the ordinance approving the Area was adopted,
such ultimate retirement date occurring on December 31,
2014.

2. The first sentence of the paragraph under “Anticipated Equalized Assessed
Valuation,” is amended to read as follows:

By the tax year 2013(collection year 2014) and following
the completion of all potential redevelopment projects, the
E.A.V. of the Area is estimated to be $28,432,525.

3. The third sentence under “Phasing and Scheduling of Redevelopment Project,”
is amended to read as follows:

The estimated date for completion of Redevelopment
Projects is no later than December 31, 2014.
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EXECUTIVE SUMMARY

The purpose of this study is to determine whether all or any part of an area known as the
proposed 95th Street and Stony Island Avenue Tax Increment Redevelopment Project
qualifies for designation as a "blighted area” within the dcfinitions set forth in the Real
Property Tax Increment allocation Redevelopment Act (The "Act"). The Actis found in Ii-
linois Revised Statutes, Chapter 24, Section 11-74.4-1 e1. seq., as amended.

The findings presented in this report are based on surveys and analyses conducted for an
area that includes property located along the north side of 95th Street from the Chicago
and Western Indiana Railroad (C&WIRR) on the west to Paxton Avenue on the east, and
property located at the southwest and southeast corners of 95th Street and Stony Island
Avenue. This area, hereaflter, shall be referred to as the "study area.”

As set forth the in the "Act,” "blighted area” means any improved or vacant z2rea within the
boundaries of a redevelopment project area located within the territorial limits of the
municipality where, if improved, industrial, commercial and residential buildings or im-
provements, because of a combination of 5 or more of the following factors: age; dilapida-
tion; obsolescence; deterioration; illegal use of individual structures; presence of structures
below minimum code standards; excessive vacancies; overcrowding of structures and com-
munity facilities; lack of ventilation, light or sanitary facilities; inadequate utilities; exces-
sive land coverage; deleterious land use or layout; depreciation of physical maintenance; or
lack of community planning, is detrimental to the public safety, health, morals or welfare,
or if vacant, the sound growth of the taxing districts is impaired by, (1) a combination of -2
or more of the following factors: obsolete platting of the vacant land; diversity of owner-
ship of such land; tax and special assessment delinquencies on such land; flooding on all or
part of such vacant land; or deterioration of structures or site improvements in neighboring
areas adjacent to the vacant land, or (2) the area immediately prior to becoming vacant
qualified as a blighted improved area, or (3) the area consists of an unused quarry or
unused quarries, or (4) the area consists of unused railyards, rail tracks or railroad rights-
of-way, or (5) the area, prior to its designation, is subject to chronic flooding which ad-
versely impacts on real property in the area and such flooding is substantially caused by
one or more improvements in or in proximity to the area which improvements have been in
existence for at least five years, or (6) the area consists of an unused disposal site, contain-
ing carth, stone, building debris or similar material, which were removed from construc-
tion, demolition, excavation or dredge sites, or (7) the area is not less than 50 or more than
100 acres and 75 percent of which is vacant, notwithstanding the fact that such arca has
been used for commercial agricultural purposes within {ive years prior to the designation
of the redevelopment project area, and which arca mecets at least one of the factors
itemized in provision (1) of this subscction (a), and the area has been designated as a town
or village center by ordinance or comprechensive plan adopted prior to January 1, 1982, and
the area has not been developed for that designated purpose.

While it may be concluded that the mere presence of the minimum number of the stated
factors may be sufficicnt to make a finding of blight, this evaluation was madc on the
basis that the blighting factors must be present to an extent which would lead rcasonable
persons to conclude that public intervention is appropriate or necessary. Sccondly, the dis-
tribution of blighting factors throughout the study area must be rcasonable so that basi-
cally good arcas are not arbitrarily found to be blighted simply because of their proximity
to areas which are blightcd.
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The proposed project area is found to consist of a combination of built-up areas, unused
railroad right-of-way, and vacant land areas as defined in the "Act,” Sce Figure 1, Project
Boundary. Therefore, the number, extent and distribution of factors must be shown to
demonstrate eligibility for any and all parts of the study area.

On the basis of this approach, all or any part of the study area is found to be eligible
within the definitions set forth in the "Act." Specifically:

' The area encompasses two areas of unused railroad rights-of-way totaling 54.65
acres which is approximately 71.9 percent of the Redevelopment Project Area.

. Improved non-railroad rights-of-way areas are characterized by the presence of a
combination of five or more of the blighting factors as listed in the Act.

. Vacant parcels which are not part of unused railroad rights-of-way are charac-
terized by the presence of two or more of the blighting factors as listed in the Act.

o The area includes only those contiguous parcels of real property and improvements
thereon substantially benefited by the proposed redevelopment project improve-
ments.

The Redevelopment Project area includes all or portions of five blocks as defined for real
estate tax assessment purposes. Unused railroad rights-of-way cover portions of Blocks 100,
400, 324 and 433 contained within the Redevelopment Project area. The unused railroad
rights-of -way encompasses 54.65 acres which is approximately 86.9 percent of the net land
area (not including street rights-of-way) contained within the Redevelopment Project Area.

The non-railroad rights-of-way areas encompasses approximitely 17.25 acres, of which
14.61 acres or 84.69 percent is improved with buildings or site improvements. The follow-
ing blighting factors are present in these areas. )

1. Dilapidation
Dilapidation as a factor is present to a limited extent. This factor is present in the
Courtesy Home Center property where three accessory storage buildings are in sub-
standard (dilapidated) coadition.

2. Obsolescence
Obsolescence as a factor is present to a major extent. Conditions contributing to
this factor include obsolete platting resulting in the presence of parcels of irregular
shape and size for development purposes, and obsolete, single purpose buildings.

3. Deterioration -
Deterioration as a factor is present to a major extent. Deteriorating conditions in-
clude off-street parking and site surfacc areas, strect pavement, curbs and
sidewalks, three secondary structures, and to a limited degree one large building.

4. Excessive Vacancies
Excessive Vacancies as a factor is present to a major extent in the irregularly
shaped parcel on the south side of 95th Strcct and within Blocks 422 and 212 on the
southwest and northwest quadrants of the intersection of 95th Strect and Stony Is-
land Avenue.

~

Trkla, Pettigrew, Allen & Pavne. Inc. » Page 2



.-

5. Excessive Land Coverage
Excessive land coverage as a factor is present on the north side of 95th Strect where
the existing industrial building occupics close to 60 percent of the site resulting in
inadequate provision for set-backs, parking, access, loading and service.

6. Deleterious Land-Use or Layout
Deleterious land-use or layout as a factor is present to a major extent. Conditions
contributing to this factor include the irregular and varied sizes of parcels, im-
proper layout of buildings, and the existence of railroad embankment areas.

7. Depreciation of Physical Maintenance
This factor exists to a major extent and includes vacant properties, parking areas,
site conditions, streets, curbs and sidewalks.

8. Lack of Community Planning
Lack of community planning is present to a major extent throughout the entire area.
Conditions contributing to this factor include lack of consistent subdivision design
standards resulting in parcels of limited or irregular size for development in accor-
dance with current day needs and standards, and lack of reasonable development
standards for building setbacks, off street parking and loading.

Yacant areas which are not a part of unused railroad rights-of-way are characterized by
obsolete platting of the vacant land, diversity of ownership of such land, and deterioration
of structures or site improvements in neighboring areas adjacent to the vacant land.

The conclusion of the consultant team engaged to conduct the study of project eligibility is
that the number, degree and distribution of blighting factors as documented in this report
warrant designation of all or parts of the study area as a "blighted area” as set forth in the
"Act." .

The local governing body should review this report and, if satisfied with the findings con-
tained herein, may adopt a resolution making a finding of blight and making this report a
part of the public record.
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1. |
BASIS FOR REDEVELOPMENT

The Illinois General Assembly made two key findings in adopting the Real Property Tax
Increment Allocation Redevelopment Act:

1. That there exists in many municipalities within the State blighted and con-
servation areas; and

2. That the eradication of blighted areas and the treatment and improvement of
conservation areas by redevelopment projects are essential to the public in-
terest.

These findings were made on the basis that the presence of blight or conditions which lead
to blight is detrimental to the safety, health, welfare and morals of the public.

To ensure that the exercise of these powers is proper and in the public interest, the Act alse
specifies certain requirements which must be met before a municipality can proceed with
implementing a redevelopment project. One of these requirements is that the municipality
must demonstrate that each prospective redevelopment project qualifies either as a
"blighted area"” or as a "conservation area” within the definitions for each set forth in the
Act (in Section 11-74.4-3). These definitions are paraphrased below:

A.  Eligibility of a Blighted Area

A blighted area may be ecither improved or vacant. If the area is improved (e.g.,
with industrial, commercial and residential buildings or improvements), a finding
may be made that the area is blighted because of the presence of a combination of
five or more of the following fourteen factors:

Age

Dilapidation

Obsolescence

Deterioration .
Illegal use of individual structures

Presence of structures below minimum code standards
Excessive vacancies

Overcrowding of structures and community facilities
Lack of ventilation, light, or sanitary facilities
Inadequate utilities

Excessive land coverage

Deleterious land-usc or lay-out

Depreciation of physical maintenance

Lack of community planning

Vacant Area

If the area is vacant, it may bc found to be cligible as a blighted arca bascd on the
finding that the sound growth of the taxing districts is impaired by:

Trkia, Pettigrew, Allen & Payne. Inc. Page 4
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1. A combination of two or more of the following factors:
0 Obsolete platting of the vacant land;
o Diversity of ownership of such land;
o Tax and special assessment delinquencies of such land;
o} Flooding on all or part of such vacant land; or
o Deterioration of structures or site improvements in neighboring areas
adjacent to the vacant land, or
2. . The area immediately prior to becoming vacant qualified as a blighted im-

proved area, or

3. The area consists of an unused quarry or unused quarries, or

4, The area consists of unused railyards, rail tracks or railroad rights-of-way,
or

5. The area, prior to its designation, is subject to chronic flood'ing which ad-

versely impacts on real property in the area and such flooding is substan-
tially caused by one or more improvements in or in proximity to the area
which improvements have been in existence for at least five years, or

6. The area consists of an unused disposal site, containing earth, stone, building
debris or similar material, which were removed from construction, demoli-
tion, excavation or dredge sites, or

7. The area is not less than 50 nor more than 100 acres and 75 percent of which
is vacant, notwithstanding the fact that such area has been used for commer-
cial agricultural purposes within five years prior to the designation of the
redevelopment project area, and which area meets at least one of the factors
itemized in provision (1) of this subsection (a), and the area has been desig-
nated as a town or village center by ordinance or comprehensive plan
adopted prior to January 1, 1982, and the area has not been developed for
that designated purpose.

B. Eligibility of a Conservation Area

Conservation areas are those areas which are rapidly deteriorating and declining
and may soon become blighted areas if their decline is not checked. Such areas are
not yet blighted areas.

To qualify as a conservation area, it must be shown that 50 percent or morc of the
structures in the arca have an age of 35 years or more and that there is a presence
of a combination of three or more of the following fourteen factors:

Dilapidation

Obsolescence

Deterioration

Illegal use of individual structures
Presence of structures below minimum code standards
Abandonment

Excessive vacancies

Overcrowding of structurcs and community (acilitics
Lack of vcntilation, light, or sanitary facilitics
Inadequate utilitics

Excessive land covecrage

L 20 N BN BN BN BN NN B 3 R
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) Deleterious land-use or lay-out
' Depreciation of physical maintenance
. Lack of community planning

While the Act defines a blighted area and a conservation area, respectively, it does
not define the various factors for each, nor does it describc what constitutes
presence or the extent of presence necessary to make a finding that a factor exists.
Therefore, reasonable and defensible criteria should be developed to support each
local finding that an area qualifies as either a blighted area or as a conservation
area. The following basic rules have been followed:

1. The minimum number of factors must be present and the presence of each
must be documented;

2. Each factor to be claimed should be present to a meaningful extent so that a
local governing body may reasonably find that the factor is clearly present
within the intent of the Act; and }

3. The effect of the factors should be reasonably distributed throughout the
redevelopment project area.

It is also important to note that the test of eligibility is based on the conditions of
the area as a whole; it is not required that eligibility must be established for each
and every property in the project area.

Trkla. Pettigrew. Allen & Payne. [nc. Pagec 6



2.
THE STUDY AREA

The study area is comprised of six full and partial blocks around the intersection of 95th
Street and Stony Island Avenue on the southeast side of the city. The arca is dominated by
vacant railroad property along the north side of 95th Strcet and within a larger area south
of 95th Street between the Chicago and Western Indiana Railroads and the residential area
along Van Vlissingen Road.

The study area covers approximately 759 acres of which 54.6 acres or 71.9 percent iz
vacant land. Built-up areas include the Courtesy Home Center on the southeast quadrant
of the intersection of 95th Street and Stony Island Avenue, Clearview Plastics Company
along the north side of 95th Street, across from the Courtesy Home Center, a restaurant and
two small strip convenience commercial buildings north of 95th Street at the Jeffrey
Avenue intersection. These developments represent only 8.2 acres or slightly over 10 per-
cent of the entire study area. The vacant land areas contain remains of previous struc-
tures, debris, dumpings and are overgrown with weeds, creating an overall poor appearance
and negative impact on the entire area.

Access to the area is provided by 95th Street and Stony Island Avenue which are major ac-
cess roads. Both of these major thoroughfares connect to the nearby expressway and
regional highway system. Boundaries of the 95th Street and Stony Island Avenue’
Redevelopment Project Area are shown on Figure 1, Project Boundary.

Trkla, Pettigrew. Allen & Payne. Inc. : Page 7



3. ‘
ELIGIBILITY SURVEY AND ANALYSIS FINDINGS

An analysis was made of each of the blighting factors listed in the Act to determine
whether cach or any are present in the study area, and if so, to what extent and in what
locations. Surveys and analyses included:

1. Exterior survey of the condition and use of each building;
2. Field survey of environmental conditions covering lighting, parking
facilities, landscaping, fences and walls, and general property maintenance,

3. Analysis of existing uses and their relationships;

4, Comparison of current land use to current zoning ordinance-and the current
zoning map;

5. Comparison of surveyed buildings to property maintenance and other codes
of the City;

6. Analysis of original and current platting and building size and layout;

7. Analysis of vacant sites.

8. Analysis of building floor area and site coverage; and

9. Review of previously prepared plans, studies and data.

10. Analysis of real estate assessment data.

The following statement of findings is presented for each category of project eligibility,
and each blighting factor listed in the "Act." The conditions that exist and the relative ex-
tent to which each factor is present are deséribed.

A factor noted as not present indicates either that no information was available or that no
evidence could be documented as part of the various surveys and analyses. A factor noted
as present to a limited extent indicates that conditions exist which document that the fac-
tor is present, but the distribution or impact of the blighting condition is limited. Finally,
a factor noted as present to a major extent indicates that conditions exist which document
that the factor is present throughout major portions of the block, and that the presence of
such conditions have a major adverse impact or influence on adjacent and nearby develop-
ment.

Figure 2 identifies existing land-uses in the study area, Figure 3 is a copy of the form used
to record building conditions.

BUILDING CONDITION ANALYSIS

This section summarizes the proccss used for assessing building conditions in the study
area, the standards and criteria used for evaluation, and the findings as to the existence of
dilapidation or deterioration of structures.

The building condition analysis is based on an November, 1987 extcrior inspection of all
buildings in the study arca. Noted during the inspection were structural deficiencies in
individual buildings and related cnvironmental deficiencics in the study arca. The Build-
ing Condition Survey Form is shown in Figure 3. A complcte description of the survey
form and detailed survey methodology and criteria is contained in Appendix 1.

Trkla, Pettigrew, Allen & Payne. Inc. Page 9
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BUI LDING CONDITION SURVEY FORM_ |

A} PROJECT NAME sLOCK e [aLoalurionticonstpecane]

ENTRY CODES
|B] owner/occupanT: HEIGHT

1, Oar story
ADDRESS: . DATE: 01. Ome and one-hail meries

1. Twe stories
(C ] STRUCTURAL DEFECTS — DEGREE AND LOCATION , 02. Tws snd one-hald riories
4. Four stosier
§. Five storieg, aic,

CONSTRUCTION

1. Masenry

2. Conerste

3, Weod

4. Meta)

Cambinstion of the abave
materials shall be Lsied in
the following mannes:

12. Mesonry snd concrete
Wood and metal

Roll covered

Shingle covercd

Slete covered

Maganry and wood, ste.
Tlle covered

Stucco coversd

.. 83. Wood, stucce gcovered

STRICTURAL
CUMPONENTS

PRIMARY COMPONENTS

-
oo

s

FOURDATHE [ B
oA R ANING "
MALE SIRUCTURE :
»

.0,

ROIOE STHUCTURE

FLOOK STRUCTHNE

DECADE
SECONDARY COMPONENTS 0. Before 1800 4.1930-1940
EXTERIOR 1.1900-1910 5. 19401950
CHRI AL WALLS 2,1910.1320 6. 1950-1860

A, 19201920 7. 1960-1970
NON-UEARING . *
WALLS ANDCEILINGS N . 8.1970-1980

#. Alter 1980
INTERIOR STAIRS

DEGREE
FPORCHES. STEPS
ALDTIKE ucncs 0. Sound
WINDOWS AN 1. To e minor degres
2. To a major degree
:;:’;::::;‘A::’l;"s 3. To s critical depree
DOOR UE)ITS . 4. Not visible

CHIMHEYS ‘ . LOCATION

3 r . Bastement
GUITIRE AND : )
oW NAPOIITS . Back v 1. Fust oot

[
1
L. Lefn 2. Second Nuor
3
4

Frant

r é\lk'\r l’l,;‘.ll 0y “ Ge Ct? , " Thud flour
DLISHMEN L2 A
GECUT RS ENTI % \%\& \»

E] SQRERELATED - JE| MECHANICAL SYSTEMS DEFECTS — DEGREE AND LOCATION i Rtent

. Rigdt Lzont . Found Noor
LF. Lelt front U, Uppar Ooors
HR. Center night T. Thivughout
LL, Centerieft C.Cenver af B
FF, Front center AR, Above rnaf
BB, Back center

ACTIVITY
R. Residentia)
C. Commescial

FLUMBING ELECTRICAL ¥ o

> Pubbe

HEATING . -

HEATING (VAC) SR
SPRINXLER
SYSTEM ELEVATORS - FLOOR

G] SURVEYOR: FIELD EVALUATION: H[FINAL BUILDING RATING TADULATION OF DEFECTS 1| 2] 3 JALL. Entuc Lulldiag

B. Basement

1. Fust floor
ENTURIOR SURVEY, D EXFLAING SOUND PRIMARY COMPONENTS 2, Second floor, eic.

U. Upper flooss
RATING

0. Sound

M
STRUCTURALLY SUSBSTANDARD TOTAL 1. M:‘::r' :::::

3. Critica)
Trrta, bt Rl.a. 4 Pajste, Inc, 1-82

) TRAVEL DISTANCE
4~ \]} ENTRANCES & EXITS . < 'y

HOOM LAYO
CEIL & 13

LIGHT AND VENT.

ELECTRICAL PLUMBING

. DEFICIENT ~ MINOR REFAIR SECONDARY COMPONENTS
mcome T survey. (] cxevam: DEFICIENT — MAJOR REPAIR MECHANICAL SYSTEMS

Figure 3
EXTERIOR-INTERIOR SURVEY FORM
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Building Components Evaluated

During the [icld survey, each component of a subject building was examined to determine
whether it was in sound condition or had minor, major, or critical defects. Building com-
ponents examined were of two types:

- Primary Structural.

These include the basic elements of any building: foundation walls, load bearing
walls and columns, roof and roof structure.

- n mpon . ‘
These are components generally added to the primary structural components and
are necessary parts of the building, including porches and steps, windows and
window units, doors and door units, chimneys, and gutters and downspouts.

- Criteria for Classifying Defects for Building Components.
Each primary and secondary component was evaluated separately as a basis for
determining the overall condition of individual buildings. This evaluation con-
sidered the relative importance of specific components within a building and the
effect that deficiencies in components will have on the remainder of the building.

Building Component Classifications.

The four categories used in classifying building components and systems and the criteria
used in evaluating structural deficiencies are described below.

- Sound.
Building components which contain no defects, are adequately maintained, and re-
‘quire no treatment outside of normal ongoing maintenance.

.
- -

Building components which contain defects (loose or missing material or holes and
cracks over a limited area) which often may be corrected through the course of nor-
mal maintenance. Minor defects have no real effect on either primary or secondary
components and the correction of such defects may be accomplished by the owner or
occupants, such as pointing masonry joints over a limited area or replacement of less
complicated components. Minor defects are not considered in rating a building as
structurally substandard.

. . . . . .

- - ir .
' Building components which contain major defects over a widespread area and would
be difficult to correct through normal maintcnance. Buildings in the major deficient
category would require replacement or rebuilding of components by people skilled

in the building trades.

P C['nig‘l
Building components which contain major defects (bowing, sagging, or scttling to
any or all exterior component causing the structure to be out-of-plumb, or broken,
loose or missing material and deterioration over a widespread arca) so extensive that
the cost of repair would be excessive.

Final Building Rating.

After completion of the exterior building condition survey, cach individual building was
placed in one of four catcgorics bascd on the combination of defects found in various
primary and secondary tuilding componcents. Each {inal rating is described below. .

Trkia, Pettigrew. Allen & Payne. Inc. Page I2
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Sgund

Sound buildings can be kept in a standard condition with normal maintcnance.
Buildings so classified have less than one minor dcfect.

Deficient.

Deficient buildings contain defects which collectively are not easily correctable
and cannot be accomplished in the course of normal maintcnance. The classifica-
tion of major or minor reflects the degree or extent of defects found during the sur-

vey of the building.
Minor.

Buildings classified as deficient - requiring minor repairs - have more than one
minor defects, but less than one major defect.

Major.

Buildings classified as deficient - requiring major repairs - have at least one major
defect in one of the primary components or in the combined secondary components,
but less than one critical defect.

Substandard.
Structurally substandard buildings contain defects which are so serious and so ex-
tensive that the building must be removed. Buildings classified as structurally sub-

standard have two or more major defects.

Minor deficient and major deficient buildings are considered to be the same as deteriorat-
ing buildings as referenced in the Act; substandard buildings are the same as dilapidated
buildings. The words building and structure are presumed to be interchangeable.

Trkla. Pettigrew. Allen & Payne. Inc. Page 13
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IMPROVED AREA

The Redevelopment project area includes three subareas containing improved properties.
These areas cncompass approximately 17.25 acres. The following is an analysis and sum-
mary of each factor and a finding with respect to the presence and extent of presence of
cach factor in the improved portions of the area.

Trkla, Pettigrew, Allen & Payne. Inc. : Page 14
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1.
AGE

Age as a blighting factor presumes the existence of problems or limiting conditions result-
ing from normal and continuous use of structures over a period of years. Since building
deterioration and related structural problems are a function of time, temperature and mois-
ture, structures which are 35 years or older typically exhibit more problems than buildings
constructed over the last ten to twenty years.

Of the eight buildings in the area, none appear to be 35 years or older. Accordingly. the
factor of age is not found to be present to an extent to warrant a fmdmg that 1t is a con-
tributing factor to a finding of blight.

Trkla, Pettigrew, Allen & Payne, lriv. Page 15














































































